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Sources of Financing for Real Estate in Singapore 
 
Francis Koh  Karen Gan* 
 
Abstract 
Real Estate Investments and Financing may be depicted by the four quadrants model: public 
equity, private equity, public debt and private debt. This paper discusses the various methods 
of financing available to real estate companies in Singapore. We showed that the availability 
of financing for real estate is affected by supply and demand of capital and underlying market 
conditions. Thus, it is imperative for real estate companies to use a variety of sources to 
finance their projects. We also provide a discussion of two large property companies in 
Singapore to illustrate the use of debt and equity for financing real estate investments. This 
paper contributes to the literature on the four quadrants model in real estate investments and 
financing. 
 
Keywords: REIT, Sources of Finance, Market Capitalization 
 
I. Introduction 
Real estate professionals have used a simple grid with four quadrants to depict the principal 
types of real estate investment. The quadrants are private and public debt investments and 
private and public equity investments (Muldavin (1996)). The grid also provides the same 
avenues that real estate companies may use to finance their projects and assets. See Figure 1. 
 
Figure 1: The Four Quadrants of Real Estate Investments and Financing 
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Real estate is a very vibrant sector in Singapore. The growth of the real estate sector is 
underpinned by the strong economic growth of Singapore over the past 50 years. As 
Singapore’s economy and population expand, the need for commercial buildings, housing, 
logistic facilities, shopping malls and other infrastructure has increased in tandem.  Real 
estate activities in Singapore contributed about 5% to the country’s gross domestic product 
(“GDP”) as at end-May 2017. See Figure 2. The market capitalisation of real estate listed 
companies form about 11% of the total market capitalisation on the Singapore Exchange 
(“SGX”) as at end-May 2017. 
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Figure 2: Singapore Real Estate GDP Contribution 
This Figure shows that real estate activities in Singapore contributed about 5% to  
the country’s gross domestic product (“GDP”) as at end-May 2017. 
 
Source: Singapore Department of Statistics 
The financing of the real estate sector is affected by the lending policies of the Monetary 
Authority of Singapore (Singapore’s Central Bank) and banks, and the state of the financial 
market. As can be seen in Figure 2, the GDP contributed by real estate spiked around the start 
of the 2008 Global Financial Crisis and declined thereafter. Subsequently, there was a pickup 
of real estate activities after the Singapore interbank interest rate plunged beyond the crisis, 
which lowered the financial costs for developers, and provided cheaper housing loans for 
buyers. 
 
Domestically, the proportion of home ownership in Singapore has always remained relatively 
high, consistently above 80% over the last 10 years. There was a dip in 2009. However, 
economic growth and population growth naturally increased the need for housing. Thus, the 
decline in home ownership in 2009 was short-lived. See Figure 3. 
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Figure 3: Home Ownership Rate of Resident Households in Singapore 
This Figure shows that the proportion of home ownership in Singapore has  
remained relatively high, consistently above 80% over the last 10 years. 
 
Source: Singapore Department of Statistics 
 
Besides, Singapore has been a very popular location for global investors to invest in real 
estate. According to the Capgemini World Wealth Report (2017), investments in real estate 
form more than 10% of High Net Worth Individual’s (“HNWI”) assets globally, as seen in 
Figure 4. Traditionally, real estate ownership is higher in Asia than the rest of the world. In 
2017, the proportion of real estate held as an investment by HNWIs in Asia-Pacific 
(excluding Japan) was approximately 18.7%, which is 4.7% higher than the global average. 
Hence, we can see that real estate is an important asset class and a significant industry in 
Singapore for local and offshore investors.  
 
Figure 4: Breakdown of HNWI’s Financial Assets Globally 
This Figure shows that investments in real estate form more than 10% of High Net Worth Individual’s 
(“HNWI”) assets globally. Traditionally, real estate ownership is higher in Asia than the rest of the world. In 
2017, the proportion of real estate held as an investment by HNWIs in Asia-Pacific (excluding Japan) was 
approximately 18.7%, which is 4.7% higher than the global average. 
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Source: Capgemini World Wealth Report (2017), Authors’ Compilation 
 
II. Real Estate Industry in Singapore 
To research on the real estate industry in Singapore, we look at real estate developers, owners 
as well as construction companies.
1
 Between 2005 and 2017, the number of listed companies 
has doubled from 31 to 70. This is in line with the expansion of the real estate industry. The 
market capitalisation of these companies has also increased by about five times. See Figure 5. 
The breakdown of these companies is shown in Figure 6. There are 14 companies that are 
mainly developers, 10 mainly in construction business and 6 mainly set up as property 
owners. Six others are engaged in all three lines of business. 
 
                                                 
 
1
 These construction companies are contractors who work with real estate developers in various projects. 
World
Asia-Pacific	
(ex.	Japan)
World
Asia-Pacific	
(ex.	Japan)
World
Asia-Pacific	
(ex.	Japan)
World
Asia-Pacific	
(ex.	Japan)
World
Asia-Pacific	
(ex.	Japan)
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Equities 26.1% 22.3% 24.8% 21.7% 26.8% 22.8% 24.8% 23.3% 31.1% 27.7% 
Cash	and	Cash	Equivalents 28.2% 22.7% 26.6% 22.6% 25.6% 23.1% 23.5% 20.6% 27.3% 24.9% 
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Figure 5: Real Estate Total Market Capitalisation in Singapore 
This Figure shows the market capitalisation of Singapore listed real estate companies,  
which has increased by about 5 times from 2005 to 2017. 
 
Source: Bloomberg, Authors’ Compilation 
 
Figure 6: Classification of Real Estate Players in Singapore (as at end-May 2017) 
The Figure shows the breakdown of the real estate companies in Singapore. There are 14 
companies, which are mainly developers, 10 mainly in construction business and 6 mainly set 
up as property owners. There are six others, which are engaged in all three lines of business. 
 
Source: Company Financials, MarketLine, Authors’ Compilation 
 
A.      Performance of Listed Real Estate Companies 
As the economy of Singapore grows, the real estate industry continues to be vibrant. At the 
same time, the stocks of the real estate companies listed on the SGX have been providing 
stable price performance. See Figure 7. This chart shows the stock price index of all listed 
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Mixture	(Property	developer	and	construction)	
1.	BBR	Holdings
2.	Chip	Eng Seng	Corporation	Limited
3.	Debao Property	Development	Ltd
4.	Goodland	Group	Limited
5.	Hor Kew	Corporation	Limited
6.	KSH	Holdings	Limited
7.	Lian BengGroup	Limited
8.	TA	Corporation	Limited
9.	Tee	International	Limited
10.	Tiong Seng	Holdings	Ltd
11.	Yoma Strategic	Holdings	Limited
Developer
1.	Fraser	Centrepoint Limited
2.	Oxley	Holdings	Limited
3.	Bukit	Sembawang Estates	Limited
4.	Fragrance	Group	Limited
5.	First	Sponsor	Group	Limited
6.	Weiye Holdings	Limited
7.	Tee	Land	Limited
8.	Figtree	Holdings	Limited
9.	China	Mining	International	Limited
10.	Sing	Holdings	Limited
11.	Pan	Hong	Holdings	Group	Limited
12.	China	Yuanbang Property	Holdings	Limited
13.	United	Overseas	Australia	Limited
14.	King	Wan	Corporation	Limited
Mixture	(Property	Developer	and	Owner)
1.	United	Industrial	Corp	Limited
2.	Ho	bee	Land	Limited
3.	Tosei Corporation
4.	Capitaland Limited
5.	City	Developments	Limited
6.	Far	East	Orchard	Limited
7.	Global	Logistics	Properties	Limited
8.	Sinarmas Land	Limited
9.	Guocoland Limited
10.	Heeton Holdings	Limited
11.	Hongkong Land	Holdings	Limited
12.	IPC	Corporation	Ltd
13.	Perennial	Real	Estate	Holdings
14.	Roxy	Pacific	Holdings	Limited
15.	Top	Global	Limited
16.	Tuan	Sing	Holdings	Limited
17.	UOL	Group	Limited
18.	Wheelock	Properties	Singapore	Limited
19.	Wingtai Holdings	Limited
20.	Yanlord Land	Group	Limited
21.	Ying	Li	International	Real	Estate
Construction	company
1.	Soilbuild Construction	Group	Limited
2.	Koon	Holdings	Limited
3.	China	Great	Land	Holdings	Limited
4.	Yongnam Holdings	Limited
5.	Swee Hong	Limited
6.	PSL	Holdings	Limited
7.	Boustead	Projects	Limited
8.	CSC	Holdings	Limited
9.	KeongHeong Holdings	Limited
10.	MMP	Resources	Limited
Mixture	(Property	Developer,	Construction	and	Owner)
1.	Bonvest Holdings	Limited
2.	Hiap Hoe	Limited
3.	Hock	Lian Seng	Holdings	Limited
4.	Hong	Fok Corporation	Limited
5.	Koh Brothers	Group	Limited
6.	Lum Chang	Holdings
Mixture	(Construction	and	Owner)	
1.	Low	KengHuat Singapore	Limited
2.	Wee	Hur Holdings	Ltd
Property	Owner	
1.	Ascendas India	Trust
2.	Bund	Center	Investment	Ltd
3.	LHN	Limited
4.	3Cnergy	Limited
5.	Centurion	Corporation	Limited
6.	Hotel	Royal
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real estate companies. The index is constructed by weighting the monthly stock prices of all 
the real estate players, which are listed on SGX, by their market capitalisation. The index 
covered the period from January 2005 to May 2017, a period of 149 months. As seen in 
Figure 7, the price index of the listed securities remained stable since the financial crisis in 
2008 and continued on an upward trend towards the end of 2016 and into the beginning of 
2017. 
 
Figure 7: Performance Index of Singapore Real Estate Industry 
This Figure shows the stock price index of all listed real estate companies. The index is 
constructed by weighting the monthly stock prices of all the real estate players, which are 
listed on SGX, by their market capitalisation. The index covered the period from January 2005 
to May 2017, a period of 149 months. 
 
Source: Bloomberg, Authors’ Compilation 
B. Top 10 players 
The 70 companies vary in size of market capitalisation. The top 10 players constitute about 
80% of total market capitalisation as at end-May 2017. See Figure 8. The industry is 
dominated by these 10 companies. Hence, this paper focuses on these top 10 companies to 
carry out further analysis. A breakdown of the 10 Companies is provided in Table I. The 10 
companies have a total market capitalisation of about S$90 billion as at end-May 2017. 
 
 
 
 
 
 
 
Figure 8: Top 10 players’ market share (in terms of market capitalisation) 
This Figure shows that the top 10 players constitute about 80% of total market  
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capitalisation as at end-May 2017. 
 
Source: Bloomberg, Authors’ Compilation 
 
Table I: Top 10 Real Estate Listed Companies in Singapore 
This table shows the market capitalisation of the top 10 real estate companies in Singapore 
and also shows the market share for each company out of the whole industry at end May 
2017. 
 
Top 10  
Real Estate companies 
Market Capitalisation 
(S$ millions)  
(end-May 2017) 
Market share of 
Industry 
(end-May 2017) 
Yanlord Land Group Ltd 17,309.1295 16.1% 
Capitaland Ltd 15,417.1042 14.3% 
Hongkong Land Holdings Ltd 14893.224 13.9% 
Global Logistics Properties Ltd 9329.7168 8.7% 
City Developments Ltd 9274.8736 8.6% 
UOL Group Ltd 5608.7618 5.2% 
Frasers Centrepoint Ltd 5040.7383 4.7% 
United Industrial Corp Ltd 4385.2693 4.1% 
Wheelock Properties (S) Ltd 2231.5842 2.1% 
Sinarmas Land Ltd 2085.3726 1.9% 
Top 10 Total 85,575.7743 79.6% 
 
Source: Bloomberg, Authors’ Compilation 
 
C. Global Outreach of Singapore Real Estate Companies 
As the industry players continue to transform Singapore’s real estate landscape, they are also 
broadening their geographic footprint. For example, as part of their medium-term plans, 
industry giant City Development Ltd targets to increase its investments in five key markets: 
Australia, Japan, USA, China and U.K., building on their existing pool of overseas ventures 
in China and U.K.. Another industry giant, Frasers Centrepoint Ltd, whose early overseas 
projects were in Australia and U.K., is also expanding into other cities, including Thailand, 
with an aim to diversify its earnings sources. Table II shows the increased overseas exposure 
of the top 10 real estate companies in Singapore. As at 2016, Capitaland held the pole 
position with investments in 28 countries, with City Development and Frasers Centrepoint in 
joint second positions with 26 countries. Mapletree Investments Pte Ltd., an unlisted 
company is part owner of four Real Estate Investment Trusts (“REITs”) and has invested in 
more than 10 countries, including USA, U.K, Japan, China, Germany, Australia and India. 
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Table II: Top 10 Real Estate Listed Companies: Overseas Exposure 
This table shows the increased overseas exposure of the top 10 real estate companies  
in Singapore. 
Top 10 
Real Estate companies 
Number of countries invested  
(excl. Singapore) 
2014 2015 2016 
Yanlord Land Group Ltd 1 1 1 
Capitaland Ltd 24 27 28 
Hongkong Land Holdings Ltd 7 7 7 
Global Logistics Properties Ltd 4 4 4 
City Developments Ltd 26 26 26 
UOL Group Ltd 11 11 10 
Frasers Centrepoint Ltd 22 25 26 
United Industrial Corp Ltd 1 1 2 
Wheelock Properties (S) Ltd 5 5 5 
Sinarmas Land Ltd 4 4 4 
    
Source: Company Financials 
 
III. Sources of Financing 
Increased investment in real assets requires more financing and re-financing. Using the four 
quadrants model, real estate companies can finance their business using both private and 
public market, and with debt or equity. See Figure 9. 
 
Figure 9: The Four Quadrants Model of Real Estate Financing 
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Clayton et al. (2011) posits that there is a rising amalgamation between real estate markets 
and capital markets. This is backed by the increased recognition of real estate as an investable 
asset class. The growing popularity of REITs has enhanced the connection between the real 
estate and equity markets, while the rapid growth of innovative debt products has certainly 
boosted the link between the property and debt markets. 
 
This phenomenon is also being observed in Singapore. Real estate companies have 
traditionally used plain debt and equity. However, strict oversight by the Monetary Authority 
of Singapore regarding property loans issued by commercial banks, is nudging real estate 
companies to use newer financing methods, such as bonds, medium-term notes (MTNs), 
private equity and securitisation through REITs. 
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Using the top 10 real estate companies listed in Singapore as a representative sample, we 
have created a pro-forma consolidated balance sheet. The aim is to gain insights into the 
sources of financing used by real estate companies, in particular, the debt-equity structure.  
 
Figure 10 shows the use of Private Debt, Public Debt and Public Equity by the top 10 
Singapore real estate companies. It can be observed that bank borrowing forms the largest 
portion of financing since 2013 followed by equity and bonds. Bank borrowings were about 
S$10 billion in 2008 and increased to peak slightly above S$30 billion in 2015.  
 
Figure 10: Sources of Real Estate Financing 
This Figure shows the use of Private Debt, Public Debt and Public Equity by the top 10  
Singapore real estate companies. 
 
Source: Bloomberg, Authors’ Compilation 
 
A. Private debt  
From a theoretical standpoint, it is not surprising that debt is the preferred choice for 
financing real estate. Finance theory explains that cost of debt is cheaper than cost of equity 
as the required return on equity is higher than the cost of bank loans. Moreover, interest on 
debt financing is tax-deductible and real estate is assets, which can be collateralised. Thus, 
bank loans form the largest percentage of total financing. Many published papers have also 
discussed the use of bank loans as a source of financing. Morellec et al. (2015) carried out a 
study of U.S. firms for the period from 1988 to 2007 and found that companies “with more 
available credit supply” tend to borrow more from banks. The availability of bank loans, 
however, is dependent on market conditions as evidenced by the contraction in bank credit in 
the U.S during the 2008 Global Financial Crisis (Iyer et al. (2014)).  
 
As shown in Figure 10, total bank loans obtained by the top 10 players were kept below the 
S$15 billion level around the onset of the 2008 financial crisis. However, following a 
rebound in banking sector activities in Singapore around 2010, there was an escalation in 
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total bank loans to real estate firms. This was partly helped by low interest rates in Singapore 
and increased credit supply in tandem with Quantitative Easing in U.S. and Europe, and the 
lowering of U.S. Federal Funds rates to zero percent. Depressed interest rates, generally, 
favour bank loans for real estate financing. Increased credit supply allows developers to have 
better access to bank financing for their developments. It can be seen that market conditions 
clearly affect the supply of bank credit to and demand for bank credit by real estate 
companies. 
 
As mentioned earlier, the credit supply to the Singapore real estate companies is regulated by 
the Monetary Authority of Singapore. Adoption of stricter capital standards was necessary in 
the aftermath of the 2008 Global Financial Crisis. Many countries, including Singapore and 
U.S. implemented the Basel III framework in mid-2013. With the implementation of the new 
capital rules under Basel III, an enhanced framework was established requiring Banks to 
maintain a higher level of bank solvency. These new capital controls enhance the quality of 
capital protecting banks from insolvency risks. As a result of stricter regulation, many banks 
reduced their loan exposure to the real estate sector, as there was a need to increase capital 
requirements for property loans, which were deemed to have higher risks.   
 
Under the U.S. approach to the Basel III framework, a higher weight will apply to “High-
Volatility Commercial Real Estate (HVCRE)”. HVCRE is defined as “any credit facility that 
finances or has financed the acquisition, development, or construction of real property, unless 
the facility finances one- to four-family residential mortgage property, or commercial real 
estate projects that meet certain prudential criteria…” (U.S. Federal Register (2013)). The 
new risk-weightage of commercial real estate loans will be raised from 100% to a range of up 
to 150%. Previously, real estate loans were assigned a 100% weight irrespective of the 
purpose of the loan. 
 
In Singapore, MAS has also stated that it will meet the standards set by Basel III at an even 
higher level and more prudent than the original framework. Under the new approach, banks 
making loans to the real estate sector have to use risk weights of up to 250%, based on the 
company’s credit profile. See Table III.  
 
Table III: Risk Weights applied to HVCRE exposures in Singapore 
This table shows the risk weights that are applied to exposures to “High-Volatility 
Commercial Real Estate (HVCRE)” in Singapore. 
Category Strong Good Satisfactory Weak Default 
Risk Weight 95% 120% 140% 250% 0% 
External 
Credit 
Assessments 
BBB-/Baa3 
or better 
BB+/Ba1 to 
BB/Ba2 
BB-/Ba3 to 
B+/B1 
B/B2 to C- Not 
applicable 
Source: MAS, MAS Notice 637 
 
B. Public debt  
From 2009, as interest rates dipped, the amount of public debt issued rose. See Figure 11. As 
evident from Figure 11, Singapore listed real estate companies began issuing bonds following 
the 2008 Global Financial Crisis when banks were hesitant to issue loans. Developers turned 
to the bond market as an alternative to bank loans. Bonds are fixed income securities issued 
by firms as long-term funds, locking in the cost of financing for a longer duration. Bonds are 
a good alternative source of funding for developers when private debt is restricted or when 
interest rates may be increasing. The decision to choose bank debt or bond debt depends on 
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supply and demand, and the benefits and risks associated with each choice (Morellec et al 
2015). 
 
Figure 11: Real Estate Bond Issuances 
This Figure shows the amount of bond issues by Singapore listed real estate companies  
pre- and post-Global Financial Crisis, with an increasing amount post-crisis. 
 
 
Source: Bloomberg, Authors’ Compilation 
 
As an illustration of the use of bonds as a financing alternative, the Mapletree Group in 
Singapore issued S$700 million worth of perpetual securities at 3.95% in May 2017, costing 
less than the previous bond issue priced at above 4%. Mapletree successfully locked in funds 
at a relatively low cost in an environment of “rising interest rates”. 
 
C. Private Equity 
Private equity (“PE”) may also be used as a source of capital by real estate companies. 
However, based on the disclosures from the company annual reports, many firms do not have 
PE funds as shareholders. Preqin has also reported that PE funds do not focus on real estate 
investment but on other industry sectors. See Figure 12. Figure 12 shows that real estate is the 
smallest component of the investment portfolio of PE firms. PE investments in the real estate 
space remain limited in Singapore. 
 
It is also difficult to obtain information regarding the amount of PE invested in real estate, as 
public disclosure is only mandatory for investors owning 5% or more of total shareholding. 
However, it is observed that Capitaland is invested by BlackRock, and Global Logistic 
Properties is invested by Hillhouse Capital and Gaoling Fund. 
 
 
 
 
 
 
 
 
 
 
Figure 12: Investments by Asia-Focused Private Equity Funds 
As shown in this Figure, real estate is the smallest component of the investment portfolio  
of Private Equity firms with a focus on Asia. 
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Source: Preqin Special Report (Sep 2017): Asian Private Equity & Venture Capital,  
Author’s Compilation 
 
D. REITs 
As the assets of real estate companies grow, there is a need for more financing and 
refinancing. Often, these companies would divest some assets, partially or fully, to raise cash. 
Such a process is also known as Capital Recycling.  Another attractive approach is to 
securitise some assets, partially or fully, into real estate investment trusts (REITs) and then 
hold shares in the REIT. In this sense, REITs are an alternative form of raising cash to 
finance more asset acquisitions. The use of REITs provides liquidity for the owners of real 
estate companies.  
 
For the investor, REITs offer a regular income (or dividends), distributed by REITs from the 
revenue generated from properties. REITs have an advantageous tax treatment. By paying out 
at least 90% of their taxable income to unit holders, REITS are exempted from corporate 
taxes. Due to this unique tax treatment for REITs, developers can divest their mature assets 
into a REIT, and in so doing liquefy their investments, and attract investors to invest. This 
makes the investors effectively co-owners of the properties within the REITs portfolio.  
 
REITS are particularly attractive to developers who are highly leveraged. They can raise cash 
and reduce their gearing by selling their properties (which may be illiquid) to a REIT to 
monetize their investments. Although developers transfer the assets out of their books, they 
retain some control of these assets (Wei et al. (1995)) through partial ownership of the REIT. 
As such, a developer captures a return upon divestment of its assets but continues to exercise 
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control over the assets and continues to earn some income from the assets divested (Gimeno 
et al 2012). 
 
The Figure 13 shows the number and amount of initial public offerings by REITs in 
Singapore. It is a vibrant market for REITS in Singapore. CapitaLand Mall Trust was the first 
REIT to be listed in Singapore in 2002. As at end-May 2017, it is one of the largest REIT 
with a market capitalisation of about S$7 billion. REITs in Singapore are categorised into 
retail, industrial, commercial, healthcare, residential and hospitality business.  
 
The REITs market blossomed in 2013, as real estate giants were enthusiastic about tapping 
the trusts market to fund their current properties. Major REITs listed include the OUE 
Hospitality Trust, consisting of shopping mall and hotel assets along Orchard Road, as well 
as SPH Retail REIT, boosting the REITs IPO market in Singapore. 
 
Figure 13: REITs IPOs in Singapore 
This Figure shows the number and amount of initial public offerings by REITs in Singapore. 
 
 
Source: Singapore Exchange (“SGX”), Authors’ Compilation 
 
IV. Illustrations of Four Quadrants Usage by Key Players    
In this section, we discuss the financing of real estate by two key developers in Singapore. 
Both have used private and public debt and equity to finance their balance sheets. 
 
A. City Developments Ltd (“CDL”) 
CDL is one of top 10 real estate companies in Singapore, ranked by market capitalisation as 
at end-May 2017, with a market capitalisation of S$9.3 billion. About 50% of the Group’s 
revenue is derived from Singapore’s operations. Its business segments include development 
of property, hotel operations and rental properties. CDL’s portfolio of assets includes 
shopping malls, hotels and residential projects. 
 
The CDL Group owns and manages the CDL Hospitality Trusts ("CDLHT"). This vehicle is 
made up of the CDL Hospitality Real Estate Investment Trust ("H-REIT"), as well as the 
CDL Hospitality Business Trust ("HBT"), which is a business trust.  
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CDLHT was listed in SGX in 2006. As at end-May 2017, it has a market capitalisation of 
S$1.4 billion. Its investment portfolio consists of global hospitality-related real estate assets. 
These assets include hotels and malls along Singapore’s Orchard Road and other countries, 
for example, U.K. and Australia. 
 
CDL taps on various quadrants of financing. As at end of December 2016, the amount of 
public equity totalled S$11.4 billion, which forms 66.5% of total debt and equity financing. 
In addition to utilising the public equity segment of financing, CDL also taps on private bank 
loans of about S$3.5 billion as reported in their year ended December 2016 financial 
statements. These loans comprised both short and long-term interest-bearing borrowings. The 
Group also issued bonds and notes of about S$2.2 billion, issued by both itself as well as its 
subsidiary, CDLHT. These bonds are both of a secured and unsecured nature. Out of total 
debt and equity financing, the use of private debt was 20.7% and public debt was 12.8%. 
 
Table IV shows the debt-equity structure of CDL Group as at end of December 2016. Its 
debt-equity ratio was 0.50, showing that the use of debt by CDL Group was half of its use of 
equity in financing its projects. 
 
Table IV: CDL’s Debt-Equity Structure 
This table shows the debt-equity structure of CDL Group as at end of December 2016. 
 Group 
2016 
S$’000 
% of Total  
Debt & Equity 
Financing 
Term Loans 3,178,837 18.54% 
Bank Loans 369,535 2.16% 
Finance Lease Creditors 524 0.00% 
Bank Overdrafts 4 0.00% 
Total Private Debt 3,548,900 20.70% 
Bonds and Notes 2,188,867 12.77% 
Total Public Debt 2,188,867 12.77% 
Total Debt 5,737,767 33.46% 
   
Share capital 1,991,397 11.61% 
Reserves 7,302,411 42.59% 
Non-Controlling interests 2,114,876 12.33% 
Total Equity 11,408,684 66.54% 
Total Debt and Equity 17,146,451 100.00% 
Debt/Equity Ratio 0.50  
 
Source: Company Financials, Authors’ Compilation 
 
Besides the conventional ways of seeking liquidity, CDL monetised its Sentosa Cove 
properties through a tie-up with private equity giant, BlackStone and CIMB Bank in 2014. 
The Group called this the “Profit-Participation Security” investment (“PPS”), which is similar 
to private equity investments.  
 
The use of private equity can be seen from the list of substantial shareholders of CDL. See 
Table V. Table V shows that there were both public and private equity investors as 
shareholders.  
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Table V: CDL’s Substantial Shareholders Statistics 
This table shows the use of private equity by CDL. It shows that there were both public and 
private equity investors as shareholders as at 28 Feb 2017. 
Substantial Shareholders Statistics No. of Ordinary shares in which they have interest 
as at 28 February 2017 Direct Interest 
Deemed 
Interest Total  % 
Hong Realty (Private) Limited 32,088,799 30,488,981 62,577,780 6.882 
Hong Leong Holdings Limited 148,787,477 19,546,445 168,333,922 18.512 
Hong Leong Investment Holdings Pte. 
Ltd. 140,169,335 300,146,809 440,316,144 48.424 
Davos Investment Holdings Private 
Limited - 440,316,144 440,316,144 48.424 
Kwek Holdings Pte Ltd - 440,316,144 440,316,144 48.424 
Aberdeen Asset Managers Limited - 53,834,709 53,834,709 5.920 
Aberdeen Asset Management Asia 
Limited - 90,768,071 90,768,071 9.982 
Aberdeen Asset Management PLC - 118,017,366 118,017,366 12.979 
Source: Company Financials 
 
B. Frasers Centrepoint Ltd (“FCL”) 
Frasers Centrepoint Ltd (“FCL”) is another company, which is in the top 10 list of Singapore 
real estate companies. The Group has operations in Singapore, Australia, Europe and China. 
Its collection of properties in Singapore comprises residential developments, shopping malls 
and office spaces. Formerly named Centrepoint Properties Ltd, it started as an owner of one 
shopping mall in Orchard Road. The Group was listed on SGX in 2014. As at end-May 2017, 
it has a market capitalisation of about S$5 billion. 
 
FCL has several REITs under its control and these are all listed on SGX. Firstly, the Group 
sponsors Frasers Centrepoint Trust (“FCT”) and Frasers Commercial Trust (“FCOT”). These 
REITs focused on retail properties, office and business developments, respectively.  
 
FCL also sponsored a stapled trust that is concentrated on hospitality developments, Frasers 
Hospitality Trust (which comprises Frasers Hospitality Real Estate Investment Trust (“FH-
REIT”) and Frasers Hospitality Business Trust). In addition, FCL sponsored the SGX-listed 
Frasers Logistics and Industrial Trust, which has an Australian industrial portfolio. Each of 
these REITs has a market capitalisation of more than S$1 billion as at end-May 2017.  
 
FCL also utilises both the private and public debt markets. As we can see from Table VI, the 
debt structure of the Group comprises both bank loans and bonds, however, there is a bigger 
allocation towards private loans (over 80% of total debt for year ended 2016). Out of total 
debt and equity financing, the use of private debt was 37.5% and public debt was 7.73%.  
 
Besides debt, FCL’s total public equity stood at S$11.8 billion as at year end 2016. As seen in 
Table VI, the debt-equity ratio was 0.83, showing that FCL is quite highly geared.  
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Table VI: FCL’s Debt-Equity Structure 
This table shows the debt-equity structure of FCL Group as at end of September 2016. 
Borrowings Group 
2016 
S$’000 
% of Total  
Debt & Equity 
Financing 
Bank Loans 8,120,288 37.53% 
Bank Overdrafts 3,146 0.01% 
Total Private Debt 8,123,434 37.54% 
Bonds and Notes 1,672,103 7.73% 
Total Public Debt 1,672,103 7.73% 
Total Debt 9,795,537 45.27% 
   
Share capital 1,766,800 8.16% 
Retained earnings 5,222,073 24.13% 
Other reserves (327,733) -1.51% 
Non-Controlling interests 5,182,344 23.95% 
Total Equity 11,843,484 54.73% 
Total Debt and Equity 21,639,021 100.00% 
Debt/Equity Ratio 0.83  
 
Source: Company Financials, Authors’ Compilation 
 
Similar to CDL, FCL also taps on the private equity quadrant. The use of private equity can 
be seen from the list of substantial shareholders of FCL. See Table VII. Table VII shows that 
there were both public and private equity investors as shareholders.  
 
Table VII: FCL’s Substantial Shareholders Statistics 
This table shows the use of private equity by FCL. It shows that there were both public and 
private equity investors as shareholders as at 13 Dec 2016. 
 
Substantial Shareholders Statistics Direct Interest Deemed Interest 
as at 13 December 2016 No. of Shares % No. of Shares % 
TCC Assets Limited 1,716,160,124 59.18 - - 
InterBev Investments Limited 824,847,644 28.44 - - 
International Beverage Holdings 
Limited - - 824,847,644 28.44 
Thai Beverage Public Company 
Limited - - 824,847,644 28.44 
Siriwana Company Limited - - 824,847,644 28.44 
MM Group Limited - - 824,847,644 28.44 
Maxtop Management Corp. - - 824,847,644 28.44 
Risen Mark Enterprise Ltd. - - 824,847,644 28.44 
Golden Capital (Singapore) Limited - - 824,847,644 28.44 
Charoen Sirivadhanabhakdi - - 2,541,007,768 87.62 
Khunying Wanna Sirivadhanabhakdi - - 2,541,007,768 87.62 
Source: Company Financials 
 
As illustrated by the two examples above, property companies in Singapore are financed by 
both private and public debt and equity.  
 
V. Summary 
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The growth of the Singapore real estate sector is sustained by the growth of the Singapore 
economy and investments by both local and offshore investors.  As the real estate sector 
grows, we see a varying need for different sources of financing. This paper discussed the 
various methods of financing available to real estate companies in Singapore. As illustrated 
by two major listed property companies, it is clear that the real estate companies in Singapore 
use all the sources of financing in the four quadrants model. This paper contributes to existing 
literature on real estate financing and serves as a platform for future research. More research 
could be done to examine each quadrant for the Singapore market and also compare with 
other markets around the world.  In addition, the debt structure of real estate companies could 
be further investigated to better understand their strategies in various market conditions.  
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